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PROJECT:
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APPLICANT & CONTACT:

ENGINEERING:

STAFF CONTACT:

REQUEST:

I,OCATION:

KC TAX PARCEL NUMBERS:

October 31, 2013

PP13-00001

McBride Preliminary Plat

Ralph McBride/I(enneth Winslow & Celia McBride
23203/23231SE 48th Sr
Issaquah, WA 98029

Kathy Omi
Westcott Homes
1010 Market St
Kirkland, WA 98033

The Blueline Group
Geoff Tamble
25 Central Way, Suite 400
Kirkland, WA 98033

Peter Rosen, Senior Environmental Planner
Pbone: 425-837-1094
Email : pçlþ¡r@issaqlab¡Uagov

Doug Schlepp, Engineer
Phone: 425-837 -3432
Email: dougs@issaquabwagoy

Request for Preliminary Plat approval to subdivide an g.g7 acre
site into 40 single-family residential lots. The proposal includes
6 tracts for common features such as wetlands, landscaping,
stomwater, open space/tree retention, and roads (private
access/utilities). The proposed subdivision uses the density
credit calculation for critical areas in order to create lot sizes
smaller than 6,000 square foot minimum lot size ofthe Single-
Family Small Lot (SF-SL) zone.

The project site address is 23203123231 NE 48'h Street.
The site is located in the NE t/a,NW t/a, Section 22,
Township 24N, Range 6E. See viciniry map, Exhibit 2.

22240 69 00 6 and 22240 69 1 23
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SITE AREA: 8.87 acres,386,430 square feet

C0MPREHENSIVE PLAN: Project site is designated "Lor Density Residential" in the

Issãquah Comprehensive Plan. The site is located within the

"North Issaquah" Subarea of the Comprehensive Plan'

EXISTING ZONING: SF-SL (Sinele-Family Small Lot) The zoning allows a

maxìmum density of 7.26 dwelling units per acre.

BACKGROUND: Februarv 28.2000: The site was annexed into Issaquah as part of
the North Iss¿quah Annexation.

Aonl 26. 2012: Pre-application meeting (PLN 1 2-000 I 9)'

Februar"¡ 5. 2013: Boundary line adjustment, REC

#20130205900016

Februar.v 15. 2013: Peer review ofwetland delineation and

rating completed

Aoril 16.2013: Notice ofApplication and Notice of
Neighborhood Meeting

Mav t. 20ll: Neighbothood Meeting

l;I:ay 21.2013: River & Streams Board Meeting

June 26.2013: City code concems le$er

July 18.2013: Applicant revised plans and information in

response to code concems

Aueust 28. 2013: SEPA Mitigated Determination of
Nonsignìfi cance (MDNS) issued.

Sep!e!Aþql-QJ8l-3: Appticant SEPA comment letter objecting

to traffic mitrgation in SEPA Determination'

Sêptember 25.2013: Revised SEPA Mitigated Determination of
Nónsignifìcance (MDNS) issued, removing traffic mitigation

measure.

puBLIC NOTIFICATION: April 16.2013: Notiie of Application and Notice of.

Neighborhood Meeting sent to property owners within 300 feet'

August 28.2013: SEPA Determination published in Issaquah

Press.

SeÞtember 25.2013: Revised SEPA Determination published in

Issaquah Press.
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Octo_b_eJ 10, 2013: property posted v/ith sign ,.Notice ofproposed
-. _ . .._ . ,.. r..:. ._.: .. :.... .:_:.. ,I and Use Action" listing date of public hearing.

October 16. 2013: preliminary plat public hearing notice
published in lssaquah press.

October 17, 2013: Notice of public hearing sent to property
owners within 300 feet, people who attended the Néighborhood
Meeting, and parlies ofrecord.

Afhdavits of mailed notices and of legal notìces in Issaquah Press are in the preliminary plat file, and asExhibit 12.

PUBLIC COMMENTS:

Public comments were received aft^er the mailed Notice of Application, and at or after the public
Neìghborhood Meeting and River & Streams Board meeting. 

'The 
comments include concerns about thereduced lot sizes, impacts to schoors, improvement of the oif-site emergency access/utilþ easement,traffic impacts, wetland/wetland^^buffer enìancement, etc. All public comments received are included asExhibit 13. Comments and staffresponses are below:

' Impr^ovemenl of the existing giavel drive as an emergenq) access and trail would increase pedestriantraflic and this could resurt in trespassitlg, Ioitering,-vandarism, dog waste, ana noise impícts on tne' adjqcent property to the wes_t. 
_ 

The adjacent neighlor woultt like tisee a physical baniír- i"t 
""n 

tn"emergency a.ccess drive and their property.

RespQqse: The Administration recommends the following condition: The applicant shall work withneighbors to the west of the emergercy access road ro pñide sc.eening *åÀ; ùE.il;'u-u'ri.r,oaddress their concelns. See Condition 4

o The McBritle plat is compressing the density because of the critical areas but does noÍ seem to beimproving the critical area to offset the increase in the nunber of people- The on-site wietland ß partof a much larger wetland. llhat is planned. for the other, Iarger part oJ the wetland and. how does thisproposal match it?

Respg!!çl The critical Areas Regulations allow for density to be transfer¡ed. from critical areas todevelopable pafts of the site. sEPA mitigation measures require significant enhancem"nioi w"ttun¿D and the wetland D buffer' The amount of enhancement exceedstitigation requi."-"nt, r- ,,r"direct buffer impacts; in order to address indirect, cumulative impact, oim" a"""ìof-"nï. 
-ii"

enhancement would improve ñrnctions over the existing degraded conditions and is consistent wrththe_mitigation/enhancement to wetrand D that will be p-rovúed by the rs.uqrut zz ,utãr.,ì.i- tnutincludes most ofthe wetland D area. The proposal inËludes a trail around the on-site portioì ofwetland D and provides for public access. The trail will connect to Issaquah 22 on thå sol-,tr,, un¿ u,other properries deverop the trail will eventually go around wetland D anì provide 
" 
pu r. ãL*nyto the neighborhood.

c In return for lot sizes berow the 6,000 SF zoning minimum, the deveroper shourd be wiüing toimprove the degraded wetrands on the property. This wourd improve functions, provide w,drife
habitat ad make it more attractive to hàmà buyers.

Response: See above response.

c Build out emergency access as a dedicated road. contror and trafrtc on 52"d st during consrnÆtion
ancl make a paved road to replace the gravel.
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Resþonse:Thesecondaryemergencyaccessand^utililyeasementisoff+iteandiSl]otrequiredbythe
Fire Department a, u ,".ooa-y ãt"ís of access for the development The access is aiso not required

hw Citv itreet standards. lt will corrtioo" to serve as â driveway for an existing single family

:#"äîill'o]ili,|" li"r ihe subject plat will not use 52nd St as a construction access'

Lotsizesaresmallerthansurroundingneighborhoods'Concernedaboutincre\seintrfficvolumes
1îa"ã * ii lA;; ü. òorc"rn"d aboul impacts of the emergency access on adjacent propertv.

Resþonse: The Critical Areas Regulations allow for density to be transferred from critical areas to

developable parts of t¡" ,it" uoà fä ioi 'i"' 
to b" te¿uced below t}re zoning minimum in order to

acconìmodatethetr-sferofOe"sity'-Tht'"'""tLtuquah22subdivisionlocatedtothesouthalso
i"¿rrrJiot.i"", ¿oe to critical areás on the site To aãdress compatibility with s'nounding

neiehborhoods, rh" 
"od" 

."q.,rir.i iÀutlrút¿lng ,.tuu.ks and impanious srrface limits are met on the

rediced lot sizes. See Condition 2'

The site access onto SE 48ù St was evaluatetl in tlle Transpofiation lmpact Study and it concluded the

access would operate at level oI service (LOS) A To improve congestion on SE 48" 
-Sl 

a traffic

r*rJ.iff U" ii"áled at the intersection of SE 48ù St and Issaquah Pine-Lake Road SE by the

ä,i"ö* "tl"^q"J 
22. The McBride plat will pay a pro-rata share of the signal cost.

See previous responses regarding the emergency access road'

CotrcetnedaboutÍhereducedlotsizesqndwhatistheratÌonaleforallowingthem'Thisrezoneselsa
precedent for smalter tots. Proposat will make traffic worse on'SE 48'h St' even with a new signal

îi"i" i, 
"i*"¿y "onsiderable 

í'o¡¡' ot th" r't""à"üon of Iss.aquah-Pine Lake Road and the

tssaquah-faU bity Roacl. Impacts on Issaquah School District'

Response:TheCriticalA¡easRegulationsallowsfortlensitytobetransferedfiomcrìticalareasto
Ëãio:puur. pJ, of the sire. ónly u p.t""tttug. of rhe density from the critical æeas may be

transfeÛed, g0% for the subje"t pí"t 'rrr" i",å of_the density h ansfef is to provide incentives-for

p**-i"g 
"ri 

i""t or"u" *¿ ¡oiai".s, flexibility in design, to provide consistent tleatment of different

ã.""1"ffi", p-porut., *a to l"ç ächie.,re rásidentiaf density anticipated in the Com_p_rehelsive

plan. The smaller tots a.e not a ,e'"one and the maximum density of the zone (7.26 DU/Ac) is not

;;;;d"d" ihi" provl.ion ha. t".¡1 l¡ tlr" city code since the early 1990s and many developments

have reduced loi sizes where critical areas constrain the site'

TheTransportationlmpactStudyconcludestheinlersectionofsE4S.handlssaquah.PìneLakeRoad
will operate at level of servicJiíõsici, ,rr" ,q\a peakhour and LoS A in the PM peak hour with or

without the project in 2016. tlr" irrtárs"ction oflsùquah-Pine Lake Road and Issaquah-Fall city

n""Jl""r¿ 
"p".ate 

at LoS D ìn the AM antl PM peak hours The City's Trânsportation

Improvement plan Op) incfuies a project to widËn the lssaquah Pine Lake Road to a 5lane section

î,o|-iffi;;h F;ll èiin*i"p ,"'SÈi8* St 
"",. 

This project would improve operalions at.the

intersection, including the soutfbound right tum lane movement on Issaquah Pine Lake Road at the

intersecrion with l.ruquur, luttîiÇ n-*ã. 
- 

rrr" uppri"anr will pay traffic impact fees which will help

to lund this TIP Project.

ThelssaquahschoolDistrictplansforschoolcapacitybasedontheCity'splannedgrowthinthe
Comprehensive Plan and Zoning'

CITY DEPARTMENT RE\¡IEW :

Application materials have been reviewed by city staff and departments including Fire, Police, Buildìng'

parks, Engineering, public Workffi".ã,1*r, -ã t¡" Su*-uÀi.h Plut"uu Water and Sewer District'

Their commenrs hu.,,," b""n in.o{oiå'"Jl't* ir", 
""rrreport, 

and other comments will be required during

review of construction and building permits'
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EXISTINGSITECONDITIONS: -

The subject property is mostly in pastwe. There are 2 existing single family residences and
associated outbuildìngs, which would be removed as part of the proposal. There is a category 2
wetland along the west edge of the site and the buffers of 2 off-site wetlands extend onto the north
part ofthe project site.

STJRROUNDING LAND USES :

North: Single family residential. 2 existing single famrly residences owned by the McBdde
family are ofÊsite directly adjacent to the proposed plat and would remain.. These parcels also
have wetlands which extend onto the subject property. The proposed sheet entry off sE 4gft
would bisect the 2 off-site residences. Tremont development (city of Sammamish) is on the
north side of SE 48ù St

Soutlr: Single family residential. Aspen Meadows (SE 51,, pl) and Issaquah 22 (232ñ Ave SE,
under construction) subdivisions.

East: Single family residential. Pine View subdivision (SE 49ù St).

west: single family residential. Single family house on 33,000 sF lot a jacent to subject site.

PROJECT DESCRIPTION:

The applicant proposes to subdivide an 8.87 acre site into 40 single-family residential lots and to
construct infrastructure for the residential subdjvision, including; roadways, stormwater facilities,
utilities, open space and c¡itical area tracts.

The site is zoned Single Family Small Lot (SF-SL) which 
'eqr,úres 

a minimum lot size of 6,000
SF. The code allows reducing the minimum lot size to accommodate the transfer ofdensity from
critical areas. 36 lots out of the 40 proposed lots are sized below the minimum 6,000 SF lót size
ofthe SF-SL zone.

The proposal would create separate tracts for stormwater (Tract c,24,867 SF), wetland protection
(Tract A, 65,205 SF), tree protection (Tract E, 45,702), open space (TractD,4,716) and private
access/utility tracts (Tract B, 2,720 SF and Tiact F, 3,799 SF).

The site includes one wetland area (wetland D) rhat is partially on-site; a four-acre c 
^le}ory 

z
wrtland of which approximately 31,644 sF is located along the westerly edge ofthe subþcisite.
The buffers of2 other off-site wetlands (wetlands A, c) extend onto the subject site and the
proposed road access off SE 48th st would encroach into the wetland buffers. A small category 4
wetland (wetland B, 906 sF) is also adjacent to the proposed road access. The proposal would
not result in direct wetland impacts. wetland buffers would be reduced and mitigaied by wetland
buffer averaging and enhancement.

There are presently 2 single family residences on the site which would be removed for the
proposed subdivision.

The proposal would be accessed from a new public street constructed off sE 48ù st, and a road
connection to the south (232'd Ave SE) through the Issaquah 22 plat which is presently under
construction.
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PRELIMINARY PLAT REVIEW:

I . Subdivisions - Chaoter 18.13

The proposal complies with the preliminary plat requirements of the subdivision chapter. A pre-

upfti.utìo" -..t1" g (Apn126, t0l2) and neighborhood meetin-g (May 1, 2013) were held The

fiåtirnlnury ptut.ãt thä application submittal requirements' Under IMC 18'13'140' the Hearing
'È*u-in". ánul conduct a public hearing prior to making a decision on a preliminary plat. After.approval

;il;;;Iil;-y plat, the aþlicant muyþly fot 
"onrttoction 

permits to construct the roads, utilities and

gJ¡f"i m" íoi.. Á nni pUt review will iollow after subdivision infrastructure has been i¡stalled or

ioø.ã for. Single family building permits may then be issued for individual lot constn¡ction.

2. DeveloÞment and Desiqn Standards - Chaþter 18.07

District Standards Table 18.07.360 - Single Family Small Lot (SF-SL) Zone

Development Standard Required Proposed

'l .26lols ner acre 4.5 lots Þer acre

Lot size 6,000 square feet minimum Varies. Smaller 1ot sizes allowed
with density credit calculation.

Lot width Nominimum Most lots 42'l43'

Front vard setback 10 feet Unknown at this time

Rear vard setback 20 feet I lnknown at this time

Side vard setback 6 feet Unknown at this time

Maximum impervious area: 50olo maximum I lnknown at this time

Minimum pervious area: 50% minimum Unknown at this time

R¡rilrlins heisht: 3 0 feet Unknown at this time

Residential Densitv

The site is zoned Single-Family Small Lot (SF-SL) which allows a maximum density of 7.26 dwelling

.,oitrp". u".". Crìticãl areas, including wetìands and wetland büffer areas, on a site cannot be developed

and rËceive only partial density credit-which may be kansferred to the developable area ofthe site- The

;;; ;i" ur"u i. i.gz acres. There are 1.60 acres of the site that is wetland or wetland buffer. This

Jq,rutes to 18% ofthe site area. The code allows 90olo delsity credit when the 11-2070 percent of a site is

. encumbered with critical area (IMC 18.10.450). The following formula is provided in the code to

determine the allowed density on sites rÃ/ith critical areas:

Maximum Dwelling Units (DU) = Acres in C¡itical Areas/Buffers (1 60 Ac ) x Zoning Densìty (7 26

oÚlaÐ * l"".ity öt"¿it oì so,i" (.90) : 10.45 DU + Acres outside critical areas/buffers (7 '27 Ac) x

ZoningDensity (7 26DUIAc) = 528DU=63 total dwelling units'

The proposal for 40 lots has a gross density of 4.5 DU/Ac, well below the allowable maximum density

which could yield 63 total dwellìng units.

Minimum Lot Size

The SF-SL zone has a 6,000 SF minimum lot size. However, the code allows "lot sizes below the

Àinimum required for that zone to accommodate the transfer of density" from critical areas, provided the

muxi*um rorring density is not exceeded. The intent of this code provision is to provide incentives for

ñ;tt"" ;f åtical areas, flexibility ìn design, and to achieve residential density consistent 'rr'ith the

ðo-pr"t ensi.rre llan. In the McBride preliminary plat, 36 lots out of 40 are sizedbelow the minimum
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6'000 sF lot size of the sF-SL zone. The tree retenr.ion fact (Tract E) is located adjacent to the prneview and Aspen.Meadows subdivisions-un¿ wout¿ uurre. tt. l,lrnria" pat rrom the adjacent, existingdevelopment to the south and east. To.address neighborttooJ"t *u"r", -d compatibirity withsurrounding land uses, only detached_single family residences arl allowed and the ¡esidential structu¡esmust meet the zoning building setbacks and impervious surfuce limits on all the lots. This will be fiütherreviewed with building permits. .'.SgclÇpnditþn 2. rrr" p."l,.ir..y ptar (sheer 3 of g) shows the buildingenvelope on each rot, indicating hom". .*rd b" oo trr" iotr unJir.t..quired bu'ding setbacks.

3. Non-moto¡ized Facilities in Sinsle Familv Developments (1g.07.0g1)

Road A includes sidewalks on both sides of the street providing for pedestrìan facilities throughout thedevelopmenr and connections ro sE 48'h sr to ,h" ""td;;;;J Ave SE to the south (presently underconst¡uction for the Issaquah 22 subdivision). rrre coae ,equi."s non-motonzed off-road facilities inadditìon to sidewarks to link to adjacent deválopmert., 
"p"ir-rp"*., schools, or other activity centersand public fac'ities The appricant has rl"n9qia ¡ o"t*'."Ë."'"t. ,o meet this requirement and toprovide amenities to the development and public:

1) open space/Tree Retention Tract E - The applicant is proposing a trail through the openspace/tree retention T.act E. intended for reiidents of tire subdivision. The nail wourd beaccessed offRoad A and continue through the Tract to behind Lot 19. Th" ;;ì i, ,irî*" 
", ,¡.landscape plans (Sheet L-01).

2) SE 48'r'St trail connection 
,_ 

A secondary emergency.access and utility easement is proposedorfsire. connecting rle norrh end of Roaá e ," iÈ ìé'r si- rhis arso sárves 
". 

,¡ì ¿],r"*iãî ,o. *exis.ting single-family residence ro the nodh olthe plai The emergency access/utiliry easLmentcould provide a connecrion ro SE 48ü St ro. non_.àto¡r"¿ ,** Ì;;,"il;;;.iü;i.sidewalk on the west side ofRoad B u"a tne" to tle trail ãccess to the wetland trail on the southside of Lot L A public access easement shall be included for tn. 
"rn"rg"n"y 

u"";rä;;àprovide the public an off-street connection to SE 4gù st. 1 public access easement shall arso beprovided for the trail corridor comection to the south oitoit. sigo,,h.rld b";ì;;i;;;;indicate public access. See Condition 3.

Improvement ofthe exising gravel drìve as an emergency access and trail would increasepedesrrian acrivity and this could resurt_in trespassin!, noL" un¿ otr,". r-pu"trãirr" ãã¡ã"..r,pÌoperty to ihe west- The applicani shall work with ãeighbors to the wesf 
"r,rr" "-".g"i"vaccess road to provide screening and./or a physical barriä to address th.i..on"".*. sä--'Condition 4.

3) Wetland trail - A 4-foot wide pervious surface traìl is shown in the outer buffer ofV/etland D.This trail would continue to thà south, through the ¡uri", of the w"ttand, into tnorssao,r*lzsubdivision. 
_As 

other propenies develop to The w"*t, th" t.rir ;;"ì;Ë"i" äìïiåiJ í.0,,.trail around the 4-acre wetland. Trails a¡e allowed iri,""tfr"¿ UrfLìi;;;äi_i#::"
ensures no loss of wetland buffer functions and values. Th. ;i;;-;;;;i;;;;;;i"-i"ä*
buffer is pashue grass, so rhe trail wourd not impact exiriing uune.î"g",",i"* ii"l-påîi 

"r 
ur"trail has been considered in the wetland buffer *nun"",,"n, ."quirements during the SEpAreview The proposed trail would meet one of the valu"r ár."ir-¿ uuä.. *"ïi ï" pr"*øì r".public access and enioyment ofnahrrar areas. a'rooì .prit,uir fence shall be provided on thewetland side ofthe trail, to contror circuration and thwaä human and pet encroachment into thewetland. See Condition 12.
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4. Parking - Chapter l8'09

The code requires 2 parking spaces per single f-amil! residence' Per the applicant' each residence will

have z 2-car garag" ,o n,.", ,t i, .ìirTiurål^iîi.-*-lfÇ teviewed with buiiding perrnits' ln addition'

driveways would prora. p*t ing îo. ä r"frì"f "r. 
Driveways should be a sufficient length if ìntended for

parking. If adequate lengxh i, ,,'"!, pi"íiå"äìiãT "*r 
irv á*trrans onto sidewalks impeding pedestnans'

îhere.ore. driveways sha' pr""äJit"""ä;;;t k*;id ¡".iliioi"n¿"¿ ror parking or shall be less than

g feet in length to cl"arly inaicuiJtlref ar"e rrot designed to u""o--odot" parking. See condition 5' Road

A inclurles a parking rane ", 
o"" ,i¿J"r irr" .Luã. irrir *o"l¿ provide l7 parallel parking stalls'

5. LandscaPins and Trce Retenfion -
Subdivisions in the SF-SL zone are required to retain-a minimum of 30% ofthe total caliper of

existing significant t "", 
oot.i¿"îi üìilãiar"as and buffers sheet 8 of 8' Tree Retention Plan'

shows the locationr, o"" t p" uniiüi'p"ï"i*itti"g otes on the project site' and the tre€s to be

ä;"ñilaináa to táiitty 
'1" "oãe 

requirement The applicant proposes to save

anoroximately 54% of the total äLiúä ttt" "urip"r |h^e g^ee retention is proposed in a separate

Li:i, iäËi;t,?är-sFj' una ut*g-rfi" uu'k of Lots tg-22'- A separate Úee retentign outt 
'' - -

nrovides better tree protection ou"'iitt fong""t- and is prefered over showing the tree retentlon

:Ïffi;ïäilñlïi.". rn" p."p"r; "t 

"e 
.et.ntìon .eers code oriorities in terms of saving

trees in healthy tr." g,oupings fo"tning a continuous c.ano,ny and savìng rees on slopes over 20Vo'

and oreserving nati'l" o"" tp""iã'""ff" pt"'"*"a' "pf*O 
ttees would provide^wildlife habitat 

.

valuà, particulady with close p'"îit*tt io enhunctmtnt of nearby wetlãnd buffers' The proposed

retained ees wout¿ ut,o 
'"'""n"itt"'ptäp*t9 

agve]on1n¡n¡ from adjacent' developed properttes to

the east aßd south *¿ tit" t'"" 
''''"t"ntiånTo 

tnt back àf Lots l9-22 would minimize the gradrng

change to ttre adjacent lots'

A SEPÀ mitigation measr'res requires that trees proposed to-be retained should be outside

clearing/grading li*its o, *iil 'e!Ti;;t"*1Y"?+ing 
and-clearing/grading will be limited

around protecred tree areas to 
"n'L" 

o"" healtb and reLention An aiborist repon may be needed

to assess trees pro*i,,,ut" to "rJ-ìiJgt"ã*gîtiti'i"t 
This will be reviewed with site work

consLruction Permits'

The applicant has submitted landscape plans showing plantings in the common open space/

landscape rracts (Tract D), *Jåö|" in.,*e reteniión Tract E. landscape screening aro'nd the

stormvr'ater tract (Tru"t cl, *¿"'äiî"àt äl"tu n""¿t e and B The plant selection and

i#."åp" ã*iLìill be f¡ther reviewed with construction permits'

6. Environmental Protection - Chapter 1810

Critical Areas Regulations:

The site contains one wetland area (wetland D) that is partiallv on-site: a four-acre category 2

wertand of which upp.o*i*ulffii.å¿i'öilr ri.åì"Juiong,tt. *"tt.tiv edge oIthe subject site'

The buffers of 2 ot¡". off-rttJT"it'uii" ÑJ*ar a, C) eitend onto the $bject site and the

nrooosed road acc".. on seiöin'öiïãuìà "n"rou"t 
lntá the wetland buffers A small Category4

#ffiìil;;a;;ä, sïà sii" "i*'"¿¡*J 
t" *]e proposed road access and would not be

impacted

The wetlands on and adjacent to the project site were peer reviewed by an ìndependent bìologist/

consultant working lo' tttt Citv ift"'review included con{'irmino the delineation ol the wetland

boundaries and a review "1,;,j*.ü;";;;g.îtrì.r,' 
ããi"r"r"eí rhe required wetlands bufler

widths.
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The wetland and wetland buffe¡ areas on the subject site have been managed and cleared ofnative
vegetation and are currentry domlnated by gasses and emergent species, incruding soft rush,
creeping buttercup, reed canarygrass, velvet grass, bluegrasJ and water foxtail. Eiisting wetland
and wetland buffer functions are limited; providing low to moderate levels of hydrologic control
and water quality firnctions and low levels ofhabitat firnctions.

The proposal would not resurt in direct vietland impacts. The proposal encroaches into the
wetland buffers, reducing buffer widths up to a maximum of 25øof the standard wetland buffer
width required per code. Proposed mitigation for the buffer reductions includes botll buffer
averaging (adding a replacement equal area to the area ofbuffer encroachment) and enhancement
ofthe existing, degraded wetland buffer areas.

The-proposal would have impacts on the wdtlands/wetland buffers resulting from the wetland
buffer reductions, temporary impacts due to clearing/grading within buffers, stomwater
discharge into the off-site wetlands B and A, a trail in the wetland D buffer, fragmentation of
existing connections between the wetlands, and indirect impacts of humanlpet aJtivity after
completion ofthe development. Development would affeci wetland functiôns by impacting
existing processes related to water flows, and the inputs of sed.iments and nutrients. 

-currerit

conditions and wetland functions are relatively low because the wetlands have been actively
managed and are lalgely dominated by invasive plant species (reed canary grass) and pa*t*"
grasses.

The proposal includes wetland and wetland buffer enhancements to mitigate impacts and to
improve existing conditions. The Buffer Mitigation plan (wetland ResÀ*ces, åated July 5,
2013) details the buffer impacts and proposed mttigation/enhancement.

The SEPA review and determination required additional enhancement ofthe r¡¡etland and wetland
buffer areas to address project impacts and the indirect, cumulative impacts of converting the sìte
to a residential subdivision. The required enhancement would improve wetland,/wetland buffer'functiòns over existing conditions, and begin restoring the wetland,/wetland buffer area to more
natural scrub-shrub and forested conditions, establishing native vegetation communities that
would improve wetland functions over the long term. see the SEpA mitigation measures at the
end ofthe staffreport for more specific information.

Environmental Review:

The city's sEPA Responsible official reviewed the proposed subdivision and determined it
would not have a probable significant adverse impact on the environment. The determination
was. made after review of a completed checklist and site plan. Accordingly, the city issued a
Mitigated Determination of Non-significance (MDNS) on August 2g, 20ìã. a seea mitlgation
measure required the applicant to mitigate for project impacts to the level ofsen¡ice [.os)ior the
southbound right tum lane movement on Issaquah pine Lake Road at the intersectio; with
ksaquah Fall city Road. The applicant submitted comments (McBride preliminary plat
Mitigated Determination of Nonsìgnificance (MDNS) comments, TENW, Septemter 10,2013),
within the SEPA commenr period, providing additional information and analysis. The citv,s
transportation engineer and staffreviewed the comments and concur that the ãpplicant's tráffic
impact fee would provide sufficient mitigation for project impacts. The applicant,s traffìc imfact
fee would go toward funding a city Transportation Improvement plan (TIp) project, which #ourd
improve intersection operations including the southbound right tum movement. The traffic
mitigation measure was removed and a revised SEpA determination was issued on September 25,
2013. There were no other changes to the proposal or to other SEpA findings or mitijation
measures.
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SEPA mitigation meâsures required to mitigate impacts ofthe proposal are listed as

recommenãed project condirions in the back ofthis staff report' See Condition l'

7. Transoortation Concuffencv Manaqement - ChaÞter 1815

TheTrafficConcrrrrencyAnalysis(CH2MHi11,December10,2012)concludedtheproposal(44
.iri"^i"*ily ft"*es weie el'uluateà) would generate 47 PM peak hour trips The traffrc model

*i"on""t Ln"y u"alysis inciuded a distribuiion ofproject trips and a PM peak hour level of 
--

serrrice (LOS) e.\ouluaiion of study intersections impãcted by 30 or more PM peak hour trips' 
.The

-ufy.i, la"",in"a 2 intersectioni that could be impacted based on project trip distribution: SE

+Sil'SrÂ.."q""h pine Lake Road and Issaquah Fall City Road/Issaquah Pine Lake Road. The

applicant piepared a Transportation I-puót Stody (TENW, April29,2013) to fui1her evaluate

piäj..t i"rpuót, to the 2 inte(sections idìntified in the concurrency analysis. The study used more

i""årrt t um" 
"ou"ts 

and an updated list ofpipeline development to evaluate the LOS impacts at

thèse intersections for the proj ect buildout year 20 1 6 v/ith and without the proj ect. The study

concluded that the study intersections wouid operate at LOS D or better wìth or without the

pr".¡*r-i" æie ¿*irg úoth the AM and pM pèak hours. The proposed plat would not increase. 
.

ihe overall intersectioln delay by more than Sìeconds at either intersection, which is the threshold

for impact mitigation in Issáquah Street Standards (October 2010, Ord' No 2600)'

TheCity,sTransportationlmprovementPlan(TIP)includesaprojecttowidenthelssaquahPine
iut" náu¿ to u 5_lane section from Issaquah Fall City Road up to SE 48' Street. Thìs project

*o.,ia i-p.o". operations at the interseCtion, including the southbound right tum lane movement

o. f..uq.iuf, fin.ïake Road at the intersection with Isiaquah Fall.City Road. The applicant will

paytrafficimpactfeeswhichwillhelptofrrndthisTlPproject.Therefore,theapphca,stl¡allrc
't ó;;¡;; ;;ñ"nt would tu1ly mitigate project impacts. A Traffrc concrmency cerrification

. iCilt ttz-OOOt:; has been issued for the project proposal'

The traffic analyses assumed a traffic signal at tlle intersection of sE 48ù St and Issaquah Pine

LakeRoad.Thissignalisexpectedtob-econstructeclbythedeveloperoflssaquah22bySpring.
2014. A SEpA mitigation mãasure requires a new traffic anaþsis if the signal is not constru.cted,

to evaluate the pot"o-tiul impo"ts *ithoit the traffic signal. The developer of Issaquah 22 will

have a 'latecomer's agreemlnt" for the traffic signal, to be reimbursed by property owners/

ã"u"lop-"nt b"n"frtting from the improvement, and theapplicant will be expected to pay a pro-

ãa shàre of the signal ãost. This is óonsistent with the Tmnsportation Concunency Management

Coà", fVfC I 8.15.-The latecomer's or reimbursement agre*ement would be administered by the

ð,ty åf Su.r"u-ish. The proposed traffic signal at SE 48'h St and Issaquah-Pine Lake Road SE

-urt L" 
"o-pt"t"d 

prior tó frnal plat approval and if constructed by other benefitting parties the

f.áportio"utå æneirt shall be paid as reimbursement in^acco¡dance with the Reimbursement

igi."."nt upptoved by the City of Sammamish See Conditioné'

8. Site Access and Frontage ImprQrllqg$!

Access to the proposed subdivision would be provided by a-new public street connecting to SE

ìã; sion th" notih and a road connection to tle south (232"d Ave SE) through the Is saqnahz2

plr,.-ir," åriir" se +sin S, rigtr,-or-.'ay is within the City of Sammamish and the applicant would
'be ."qui."d to construct frontage impróvements for the portion ofthe plat which is adjacent to.SE

¿S;ä, lonrirt.nt with Ciry ofiamàamish standards. the applicant has also agreed to provide

additional off-site frontage improvements on SE 48'h St, extending approximately_ 350.feet to the

westofthepreliminaryplat.SeeExhìbitll.FrontageimprovementsconstructedwìthintheSE
+sï sììgl.,io¡ -ry ({ciw) must ue approved and permitted through a Row permit issued by the

City of Sammamish. See Condition 7

Page l0 of l6



According_to the Transportation Impact study, per discussion with the Issaquah school District. anew schogl bus stop would be creared ar the McBride plar access 
"" 

st;c¡r;rh.;;;';i'"'
91cl!rcy sidewalks along the internai roads of the plat woulrrr provide a safe wuttirrg .ouie to
SE 48h sr

The Transportation Impact Study inclrrded site access analysis, evaluating the McBride site access ¡oadonto SE 48th St. The analysis concluded the u."".. *o"iJáp"iate at LoS A with little o¡ no delay duringthe peak hours in 2016. Entering and stopping site distance standards are met at the fropoì"J.ii" u.."r,location. The ciry of Sammamish engineeì nãs concurred rhar rhe sight distance aniyñ;;.
Sammamish Public Works standards.

9. Street Standards (October 2010. Ord. No.2600)

Access to the proposed subdivision.would be provìded by a new public street connecting to SE 4gth St onthe no¡th and a road connection to rhe south 1i32'd eve sE¡ tt,rough th" I.saquah 2z piaî.
The main public street tb'ough the project 'Road A' is proposed with two 1 l -foot wide drive lanes, an g_
foot parking lane on one side of the street, and s-foot wìae planter strips and s-foot v/ide sidewalks onboth sides. This complies with City Street Stanclard T_ I l.
Road B is a public.street which would access the lots on the west portion of the site. It would connect onthe north to sE 48ú st via an off-site 

"-".g"n"y u".".r, 
"tiiity 

la tr-ail easement. The road section issimilaÌ to Road A except it provides a planìer sirip and sia"wán orrty o' th" *..t .id" fr"iu.gi",, t _a

fy91F 1s nroposed as a private access/utility easement serving Lors 9-13 and Tract B would serve Lots14-17. The pr|ate access wourd be 20 feet wide. To provide'fire access, no parking is allowed and theaccess drive shall be signed accordingly. See Condition g.

10. utilities

water and sewer utilities will be provided by the Sammamish,plateau wate¡ and Sewer District. Theapplicant has a Developer Extensio-n Agreement (DEA) with the District (Sammamish plateau water andSewer District letter, April 15,2013). The District wid review water and sewer plans with constructionpemits. The Disrrict has not indicated any issues with capaciry of rhe war*^#;;t.Ä ;. p.är¿r"g
serwice to the proposed development

The proposed roads and homes would generate increased stormwater runoff. The project site dischargesto two different basìns. The southwest basin is located within the Issaquah Creek subbasin, tributary toLake Sammamish and the northeast basin is located within the Laughing Jacobs creek subbasin, tributaryto Lake Sammamish. Stormwater from most of the development would be detained in a stormwaterfacilify in Tract C, and then discharged to the east into off_;ite Wetlands B ,"d A A ;o;i;;ith"southwest basin would flow through the detention pond construcred by ur. a"u.top", iith" i.*i."r, zzpla( and treated in the Issaquah 22 water quality Iilìer vault. A low impact developmenr lLID) dispersion
svstem would be used in the southwest basin to maintain pre-developme"r hyd;ì-;;;;;;ãrüiuun¿ r.Both basins are subject to Level 2 Frow control and require compliance witú tue sãnsrtive iate 

-

Protection Menu. The project's stormv/ater facilities wàuld meei the guidelines ana reluirements of the2009 King countv surface warer_Design Manual (2009 KCSWDM) Ã adopted by th" ö,.y "irìJq*¡and the City of Issaquah Surface Water Design Mìnual Addãndurn 20l l
A regional stomwater pipe rine is.being constructed by the developer of Issaquah 22 plat. Thepurpose is to prevent storm\¡/ater discharge off the prateau from impacting aná eroding a steep
:l-opi l1'Y-"1 drainage A portion of the stormwatår drainage from the southwest basin of theMcBride Plat will be rributary ro rhis fac ity. The developeiof the McBride plat shu pt; -
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Drônortionate share based upon benefit in accordance \¡/ith the approved "Late-comers"

ãerå.À"n, pt.p*ed per City oflssaquah Code See Condition 9'

Astormwatermitigatìonprojectwillbeconstucte<l¡ytheCityoflssaquahto-alleviateflooding.
A nortion ofthe drainage ot the McBride Plat will be tributary to and benefit from this project'

iti#;;ì;;;f ,h" M'csride plat shall pav a proportionate shar^e based upon benefit in

å""."tã*."î,¡,¡e analysis piepæe¿ ¡y t¡e City of tssaquah See Condition 10'

1 1 . Washinglon State Subdivision La\ry

RCW 58.17.110 states:

ø, rpPr*d - e¡r¿¡,g - R

(t) The city, town, or county legßlative body s-hall inquire 
.inlo 

the public use and 
-interest

ïírprr"¿íá i" ,"-ed by the eitablishment'of the suidivision and dedication. I1 shall determine:

(a) If appropriate prouisrors o,e 
^od" 

for' but not limited to' the public health' søfety' and

'líiLrå'r"in*, f"r open spøces, draiiage ways' streets or roads' allevs other public ways'

!ransit stops, potaøt".at", suppitiìs. saíinryîasrcs' parks and recreation' playgrounds' schools
';;;-;ri"å 

;;.""ds, and shatî äonsi.der øtl áther relevant facts, including sidewallcs and- o-ther
-pilorrirg 

¡"ätu ", 
that assure safe walking conditions for s-tudenß who only walk to and from

triiootä¿ O) whether the puthc interÃt will be served by the subclivßion (tnd dedication

(2) A proposed subdivision and dedicalion shall not be approved u ess the city' \oÁ)n' or

";rÇiígiit r" body makes written findings that: (a) Appropriãte provisiotxs are made for the

nul¡lic heahh. safeL' ancl general welfure andfor such open spaces' drainage ways' sîreets or
tÅäi,2täii,i7n|íiîøi,Ïlïyi, 

,,la,n"¡t stops,"potobte iater__iuppties, sanitary wastes, parks and

urr;ior', it.ysr")nds, schoois and schoàI g'ounds and a.ll other relevant facts ' including

siclewallrs and oth", ptonning l"o;uì"i that aísure safe walktng conditions for sludents who only

walk to øttd from s"noot or¿ þj tn" public use andinterest will be sented by lhe platting of ntch
'rliiàir¡r¡or2*a 

A"aicatiqn. t¡'iífirai that the proposed subdivision and dedication make such
"*rlrir-ri" 

oi."¡s¡ons and íhaí the public usi a,id,interes.t will be served, then the legislative

íiay ,nott opprore the proposed su|d¡u¡'¡o' ønd dedication Dedication of land to any public

hodv. orovision of pubLic impro¡'ements to set-ve the subdivision' ønd/or impact fees imposed

;;-,írr';êw ù.õib¡T throigh 82.02.090 may be required as a condition of nbdivision - _ -

î))r:"r"ìt De,tict t¡ons ,hol|øri-t"*þ tno-i * 11i¡'a1 qt11 No dedication' provision of public

improvements, o, ,*port ¡""r-ilpo'/a untae' nCW iz OZ1SO through 82 02'090 shall be Qllowed

that constiîutes an unconstttutional taking of private property. The legislative body shall not-as a
"îlriiiron 

,o ,n" 
"pproval 

of any subdiuråoii"qur'"'o '"teoi" ¡'o damages to be procured from

other ProPerlY owners

(31 II the pretininary plaL includes a dedicatiott of a pubtic prtrk '"1 ': 1:1:l !:^):.'!::y'
acres attd the clono, has aesig'ite'a ihat the park be"named in honor ofa deceased individual of

[oorl ,horo"r"r, the city' towi' or cotmty legislative body must adopr the designated name'

The proposed preliminary plat meets the "factors to be considered" and requirements ofRCW

5S.lT.ll0.Theplatincludesappropriateprovisionsforutilitiesþotablewatersupplies,sanitary
1'vastes, sanitary wurt"g, .t.""iljopàn 

'pu""', 
and drainageways' Impact fees will be required

with building permit, ro, p.rts 
"nã 

.àcieation, and schools. Sidewalks intemal to the plat would

provide safe walkrng routes t;school buses on SE 48'h St' Appropriate provisions are m1!e l9r

ü. p"u . healrh. sa'fery and g.n"rul welfare and rhe public use and interesr will be ser-ved by the

platting and dedication.
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Impact fees are required for each new single family residence. The applicant would receive credit for the
2 existing single family residences on the subject property. The follov/ing impact fees will be required
and the applicable cost câlculated at the time ofissuance ofbuilding permits for each residential gnit:
Transportatìon, Fire, schools, Parks, General Govemment (sEpA), Þolce (sEpA). See condition I l.

CONCLUSIONS:

The proposed Preliminary Plat is consistent with the Issaquah comprehensive plan, lssaquah
Land use code, and other applicable development regulations. ThJproposals meeíthe approval
criteria ofthe Subdivision code, IMC 18.13, and washington state subdivision code, Röw
58.17.110. The project as reviewed above and conditioned below provides appropriate provisions
for the public health, safety, and general welfare.

ADMINISTRATION'S RECOMMENDATION:

The city of Issaquah Administ¡arion recommends Apprey4lof the McBride preliminary plat, ppl3-
00001, subject to the following conditions:

1 . The applicant shall comply with the Mitigated Determination of Nonsignifìcance, dated Seprember
25,2013, as follows:

1) Final wetland./wetland buffer enhancement plans are required for approval by the
lssaquah Development services Department (DSD) prior to issuing ionstn-rciion permits.
Final plans shall include a planting plan and a 5-year monitoring/maintenance plán with
performance standards for monitoring success ofthe enlancemént planting. Trie plans
shall meet standards of the King county critical Areas Mitigation òuideliies foithe
planting density and monitoring performance standards.

The Buffer Mitìgation Plan (wetland Resources, dated July 5, 2013) details project buffer
imp-acts and proposed mitigation/enhancement. In addition to the measures proposed on the
Buffer Mitigation Plan, the following enhancement is required:

Wetland D:

I) The added buffer area 13,300 SF), adjacenr ro Lot g sha[ be enianced with native
plants.

2) The outer wetland buffer, adjacent to Lots 1-g, shall be enhanced with a minimum
planting width of 30 feet ro mitigate for the buffer area disturbed by grading, to
screen the developed lots and to provide a soft barrier to human/pet intrusions into
the wetland/wetland buffer area.

3) A minimum 4O-foot wide planting swathe along the ourer edge of wetrand D and rhe
inner edge ofthe wetland buffer shall be planted with native iree and shrub species to
improve wetland and wetland buffer functions over existing conditions; to esìablish
tree and shrub cover to shade out and compete with invasive reed canary grass which
dominates the on-site wetland area. This mitigates for impacts ofreducing the buffer
width through buffer averaging, the construction of a 4-foot wide trail in tf,e buffer,
and the indirect impacts ofthe development.
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Wetland A:
1) Stormwater discharge would increase flow v¡lumes and velocity and alter the
' hydroperiod, the duiution and ctepth of ponding in the wetland' Planting a minimum

oiz,o'oo sr ottt 
" 

outer edge of wetland A, adjacent to the locâtion of stormwatef

discirarge, would slow flow velocity, improve 'wateÎ quality functions and plant

uptake ofthe Project stormwater'

2)Theapplicantshallprovideanas-builtplanofthewetla¡d/wetlandbufferenhancement-' 
urrã tt Ë 

"onsuttlng 
biologist shall veriry in \Ã/riting that the planting has been installed per

plan prior to final Piat aPProval.

3) A 5-year monitoring/maintenance period is required' -The applicant shall provide a bond-' 
à-ornt 

"quut 
to 507o ofthe cost oi planis, labor and the 5-year monitoring/maintenance

costprior to final Plat aPProval.

4)Theapplicantshallprepareawetlandhydrologyanalysistodemonstratepre-development' 
fry¿tof ågv to Wetland b would be maintained Storm\ ater recharging the wetland shall

be treatJá for water quality or come from non-pollution generating surfaces This shall

be approvetl by the Cþ prior to issuing construction permits'

5) Trees proposed to be retained shall be outside clearingi grading limits or will requre-' 
frotective fencing, and clearing/grading will be limited atound pfotected tree areas to

ensure tree health and retention. An arborist report may be needed to assess trees

pro*ilnut" to 
"t".ing/grading 

activities. Tree protection measures will be reviewed with

ionstruction plans aidshall be installed prior to clearing/grading activity'

6) The traffic analyses assumed a traffic sig:aal at the intersection of SE 48ú St and Issaquah
' pine Lake Roaã. This signal is expecteã to be constfucted by the developer of l"saquah

22 by Spring 2014. Ifthó signai is not constructed,,a new traffic analysis would be

ãquí"á to ãuutoute h affic iÃpacts without the traffic signal and mitigation may be

required for project trafflc impacts'

7) The applicant should mitigate for potential impacts on pubiic services with a voluntary
' 

contrib-ution for the General Govemment Buildings and Police Mitigation Fees.

Àpflicant objections to the voluntary payment should be made during the SEPA

"o'åm"rrt 
p"rlod. The mitigation feé is to be paid prior to issuance of building permits

and the actual fee amount is determined at that time'

2. To address neighborhood character and compatibility with surrounding land uses on the reduced sized
- 

to,ts, .esi¿"ntiaistructures shail meet the zoning builâing setbacks and impervious surface limits on all

the lots. This will be reviewed with bu'ilding permits'

3'PublicaccesseasementstotheCityshallbeprovidedforkailconnections;includingfortheoff-site- 
"-".g"n"y 

u"cess drive between S-E +8'h St ánd the north boundary ofRoad R' and for the trail

corridor connection to the south of Lot 1 . Wayfinding signs shall be provided to indicate public trail

access.

4'Improvementoftheexistinggraveldriveasanemelgencyaccessandtrailwouldincreasepedestrian
uctì.rity and this could result in trespassing, noise anã other impacts on the adjacent property to the

,"rt- în" applicant shall work *iti ,,"igñúo.. to the west of the emergency access road to provide

screening and/or a physical barrier to add¡ess their concems'

5. Driveways should bé a sufficient length if intended for parking. If adequate length is notprovided

then cars may overhang onto sidewaiks impeding pedestrians Therefore' driveways shall provide a

i"ngtfr ot ut t"urt I 8 feá if intended for paiking o=r-shalì 
-be_less 

than 8 feet in length to clearly indicale

rhe! are not designed ro accommodate parking. This will be reviewed with building permits.

Page 14 of 16



6. The proposed traffic signal at SE 48'h st and Issaquah-Pine Lake Road sE must be completed
pnor to fìnal plât approval and if constructed by other benefitting parties the proportionate
benefit shall be paiil as reimbursement in accordance with the Reimbursement Agreement
approved by the City of Sammamish.

7. Frontage improvements consûucted within the SE 48ù St right-of-way (RO.W), including off-
site frontage improvements proposed by the applicant, must be approved and permitted
through a ROW permit issued by the City of Sammamish.

8. Tract B and Tract F are private access/utility easements. To ensure fire access, no parking is allowed
and the access drives shall be signed as fire lanes.

9. A regional stormwater pipe line is being constrìrcted by the developer oflssaquah 22 plat.
The purpose is to prevent stomwater discharge off the plateau from impacting and eroding a
steep slope natural drainage. A portion ofthe sto¡mr¡,/ater drainage fiom the southwest basin
of the McBride Plat will be tributary to this facility. The developer of the McBride plat shall
pay a propoÍionate share based upon benefit in accordance with the approved ..Late-comers,,

agreement prepared per City oflssaquah Code.

10. A stormwater mitigation project will be constructed by the City of Issaquah to alleviate
flooding. A portion ofthe drainage of the McBride Plat will be tributary to and benefit from
this project. The developer of the McBride plat shall pay a proporlionate shar.e based upon
benefit in accordance with the analysis prepared by the City oflssaquah.

I I . lmpact fees ale required for each new sìngle family residence. The applicant would receive credit for
the 2 existing single family residences on the subj ect property. The following impact fees.will be
required and the applicable cost calculated at the time ofissuance ofbuilding permits for each
residential unit: Transportation, Fire, Schools, Parks, General Government (SEpA),.police (SEpA).

12. A wood split rail fence shall be provided on the wetland side ofthe trail around Wetland D, to control
circulation and thwarl human and pet encroachment into the wetland.

13. The following critical area regulation conditions shall apply:

l) Permanent survey stakes shall be set to delineate the boundaries between critical alea tracts and
adjoining properties.

2) Signs beiween critical area tracis and adjacent properties shaÌi be installed, explaiüiüg the type
and value ofthe critical area.

3) The frnal plat shall include language to protect the critical area tract (Tract A) and the tree
retention tract (Tract E) from development in peryetuity.

EXHIBIT LIST:
L Preliminary Plat applicarion, PP13-00001, including property legal descnption, Affidavit ofAgent

Authority/Ownership, etc.; receive d 3 I 13 /2013
2. Vicinity map
3. Project narrative
4. Preliminary Plat Plans - Sheets l-8, received 311312013, revised plans received 1llglz013
5. Landscape Plans - Sheets l-3, dated,1ll512013
6. Critical Area Study and Buffer Mitigation Plan, ¡eceived 3/1312013, revised 7l5l2ol3
7. Preliminary Geotechnical Engineering Report, received 3l13l20l3
8. Prelirninary Technical Information Report, receiv ed 311312013
9. Transpoftation Impact Study, daled 412912013
I 0. Certificate of Transportation Concurency, CONl2-0001 3
I I . Voluntary Off-site SE 48'h St Frontage Improvement Letrer
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12. Affidavits of Public Notice
13. Publíc comments
14. River & Streams Board meeting (512I/2013) minutes

1 5. Environmental Checklist, received 3 / 13 /2013

16. SEPA Determination issued 8/2812013, re-issued' 9125/2013
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